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LEASE AGREEMENT 
(Multi-Tenant Gross l.,ease) 

(Conti111Jed) 

Tl-HS LEASE AGREEMENT (the ·'LGase") is entered lnlo this JL~ay of $t,'P,ftht,l.1i2..) "2001, 

between 

f!:/\IN[E'R COMMONS. L.L.C. ("Landlord"), and ROGVI:: ISLAND F.NTP.:RTAINMl:NT, LLC,. as Tenant ("Tenant"). 

Landlord ,mfl Tenant agree as follows: 

1. LEASE SUMMARY. 

a. Loasod Premises. The leased commercial real ostate (!he ''Promises") consists of an agreed area of 5600 rontablo 
riquare feet and are outlined on tho flcior pl;in attached as El!l1ibil A, located on tho lal'ld legally descrjbed on aUached 
Exhibit 13, rJnd ito: C'..nmmonly knowI1 as 3100 Airport Way 80111h See11JJfl_\Nti.r.onslslln'1 or aproxImally 2-10,000 SF of buildings. 
Tenant lo lease BL11Idli:igJ_('U~.!Le.L2.!lJL (suite number and address). Tllo Promisos do not include, and Landlord reserves, the 
exlerror walls and roof of th@ Premises, the land beI1eath Hie Premises, the pipe:,; anrl rlucl:o.. cnnd,1Us, wires, flxlures, and 
equipment abo11e the suspended ceiling or structural el~merit!I of the building in which the Premises aro focat0'd (tho 
"Bu1ld111g'). Tho Building, the land upon which It Is s1tualed, cill othc;ir improvements located on such land, Emel all common 
areas appurtenant to the Building ~re referred lo herein as fl1e "Property." 

b. Lease Commence1mrnt Date. Thfl Lease sharl commence November 1st, 2.007. Early poMe5sion sh;eill commence Oi"I 
October 1'·1 2007 or later date If space Is nol y€1 released by previous tenal\f.. Should landlord be unable to deliver the space 
within 1I,e dates. mantianerl abo11e then possession and occL1pancy will be del;iyerl ID a later rlate ac:ceptable ta both parlles. 

c. Lease Termination Date. The Lease sl1all termi11ate al midnight on 5ui::l1 dale 8t>. provided in the "Rent Rider" document 
altac:hed lo lhlS lease. 

d, 8:isc Rent Tl1e base monthly rent 1,hall be (r.!1l'lc:k one) 0 iji_, or ix] according to tl1e Rent Rider atto1r;;hed hi:ir0to. 
- Renl shall be pF.1y"1ble at uindlord's address shown m Section 1 (I,} hfJlow, or ::;ur:h other plat.e rlesignaled In writing by 

Landlord. 1,.A$T. LASf' 
' e. Prepaid Ront. Upon el!eculion of t11is Le~enaril shall doli11or to Lanrllorrl the sum of ~month rent as prepaid 

n'lnt, to be applied to the Rent due for the~ monlh(s) of the Lease. T,:ii>larll"'Shafl 1tlsi,-tlel1ve-r-m L-andloI d"tlra son: clf $~ 
£..&..., ~1;1 ~"" ;u,: pr:epaid.motrtio \:JP. Ar~lli!.f4 \n lt;ie ReI1t dde fen 11-re~r.!lt 1,,eF1th-ef.tl ,e 1!::cEtM!' Last monlh rent will act as security 

deposit for the premises as WL:>11. 

f, Permitted Use. The Premises shall be used only for offka, w,1rahout!.e, light rnanufeclurlng and ell other related business 
;:ic:ti11tfit:!s to tenant's business and for no other purpose without ll1e prior written coni,enl of Landlord. 

g. Notlco and Payment Addresses: 
Landlord: ___ FEIX No,; ,zot 441 C?Z. Cit q - iot- 1\.J (, ~ &0 '-·H 
Tenant· ___ Fa)( No.:~ (b~."' tt:>~ > 

2, PREMISES. Landlord leases to 'fenant, .ind Tonr1nt lr-mi;;as from Landlord !he Premises upon the terms specified in !his 
Lease Premises address. If and whl'ln /\fldrfl.'l.'le.'I r:hAr,ge At the complel!, tenant requests new address to be 3330 Airport 
Way south. 

3. TERM. 

a, Commenoement Date. The Lease shall commoncx; on Iha date specifier! in Sec:iian 1 (h), Landlord will deliver 
possossior, oHhe Premises to Tenant on the date specIfiecl In Section 1(b), The firnt "I,P.ai;a Y0m" shall l.Xlmmence on the 
Camrneni::emenl Dale and shall end on t11e dale which i(l tw~l1m (12) monlhll from th~ end of the month iri whir.h th~ 
Commencomont Date occurs. Each successive Lease Year during lhe imUal term and any extension terms shall be 
tw~l11e (12) months, commencing on tl1e first day following tht:i ond of lho p!L;!r,etilng LMse Year, a:,cr.ept lh~t thQI la$! 
Li:HrnEl Y1:1ar shall end on the Termination Date 

b, Early Possession. Tenant shall recehm oarly pos::;or,,sion of 30 ciays prior to commencement day, to begin construction 
(a.nd for c.onstrucllon purposes only} lo ll1e Premises during the l.andlord's constn1ciIon pr•cEJss. The· purpose of lhe Eiarly 
possession is to .F.J!low the Tenant a greater period of time For bllllcl out and c;onslmciIon 1;0orrlinallol'I withoiJI exlencling the 
abalod ront pc:iriod. Any such work will need to be coordinated with landlord work emrl approvod prior to con,rnoncoment. 
Notwithlllanding anything to !he contrary ooniaI11ed herefn, all obligations of T1;11rnnt ,mder this Lease, other than rhe 
payment of mnt whrch llhall commence on the Commencement Date, shall oommence and br-i offocti110 on the rlato that 
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c, Tanant Obligatlons. To lhe ex.tent Tenant's tenant improvements are not oompleled In tlma for the Tenant lo occupy or 
lake posseGsron of tl1e Premises on thA Cnmmenoernent Oale due lo !he failure of lenaflt ta fulfill any of its oblIgatlons 
under this Lease, the Lease shall nevertl1eless commencs on th0 Commencement Date. 

El<cept as specified elsewhere in lhls Le.!lse, Uindlord makes no representatrons or watTanties to Tenant regarding lhe 
Premises, indudmg the $\ruct11ral condition of lhe Premises and the condition Df all mei;hanical, electrical, and other 
systems on the Premises. !Except for any tenant improvements described on attached Exhibit C to ht'l completed by 
Landlord (dafinect tl,erein as "Landlord's Work"), Tenant shBII be responsibl(;l for performing any work necessary to bring 
ttia Pr1;1mi:.0s into condition satlsf,"!ctory to TGnant By signing this Laal'la, Tenant acknowledges Ulicit It has f1ad ~dequ;ite 
opportunity to InvesUgate lhe Premises, acknowrec/ges responsibility for making any correction:;, .ilternllons and rep::iirs to 
the Pmmises (olller \han the Lfmdlord's Work), and acknowledgm:; tlrnt tl1e time needed to c• rnplote any such nernn sllafl 
not delay file Commencement Date. 

Attar.h@c:1 r:xhib1! C sets forth all l-,"lndlords' Work, if any, and all tenant improvements to be oomplotod by Tenant 
(''Tenant's Work"). which is to be performed on Ille Premises, Responsibilities for design, payment and performance of all 
such work sMII bo as set forth on attached Exhibit C. If Tena1lt fails to notify Landlord of any defects In the LElndlord's 
Work within ten (10) days of delivery of possession to Tenant, Tenant $hall bo deemed to have accepted the Premises In 
lheIr !hen conditior,, If Tenant discovers any major defec.tt1. in the Landlord's Work during this 10-ciay period that would 
pravant Tonant from using the Premises for its intended purpose, Tenant shall so notify Landlord in writing ancl the 
Commencement Dalt'J shall be delayed until arter Landford has corrected the major defectG and Tenant has had five (!i} 
days lo inspect and approve the Premises after La1ldlord's correction of fl11ch ffofects. The Commencement Df'lt~ shall nol 
be delayed ii Tenant's Inspection revn::;ils;. minor c,lefecls In the Lahdlord's Work that will not prevent Tenant from usmg \he 
Premises fo1· flleir Intended purpl'l$!:l, T0nanl shall prepare a punch list of all minor defects and provirlo the punch 11st to 
l.andlord. Landlord shall promptly corr~ci all punch lIsl Items. 

4. RENT. Tenant shall pay l.andlord without demand, ded1iction or offset, in lawful money of the United States, the monlhly 
·rental stated in Section 1 (d) in arlvanco on or before the firs! day rif each month during the Lease Torm beginning on (chock 
one)· [2] the Commenr,0rnent Date. or O -~- (if no dr-1t0 specified. then on the Commencement Dafe), anci any other 
additional payments due to Lanr:llord (collectively the "Renl") when required under this Lease. Payments for any partial month 
at tile beginning or enrl of tho Lease term shall be prorflted. 

a. Late Rent Fee. If any sums payable by Tenant to Landford 1inder this Lease are not recBived by the fillll (5th) day nf oach 
month, Tenant shall pay Lm1dlord In addition to the amrnmt dlle, for lhe cost of collecting ancl handling auci"L lf'lta payment, an 
arnm1nt oqual lo tho greater of $100 or five perr.c,nt (5%) of Ule delinquent amrnmt. In addition, all delinquent ~urns payable by 
Tenant to l.anctlorc/ and not paid within five days of llle due date shalf, ;.'It l.andlord's option, bear lntt'lroiot at the rate of twelve 
porcent (17.%) per snnum, or thn highest rate of interest allowl'lbl0 by law, whichever is less, lntorest on all delinquent 
ammInts shall be calculated from tho original due date lo the rl::itei of payment. 

Landlord'l'l :e:u:::coptanoe of less than the full amount of any payment due from Tonant shall not be deemed an accord and 
satrBfaction or compromi~e of $UCh payment unless Landlord spadfir,:ally consents In writing to rmymenl of suoh lesser sum as 
an accord and satisfaction or compromise of the amount which Liindlord clElims. 

b. Rental Aba1omont. L~ndlord lo provjde three (3) months rent abatement (move-In grace poriod). 

c. Clarification. First month renl shall be dul!i March 1'1 2007, after lhe abav!!l montioned rental abatement poriod. 

5. USES. The Premises shall bt'l u~P.d only for the lIse(s) specified in Section 1 (t) above (the "Permitted Us0") • .i.ml for no other 
businnss • r purpose wItholIl U1e prior wrlUen conMnt of 1.andlord. No act shall be dcino on or around lhe Premisas that is 
unlawful or that will IncreE1se the e:dsting rf11te of inisurance on the Premises or the Building, or cause lhe c~1ncellation of any 
insurance on the Premise!l ortha Building, Te11ant sl1all not commit or allow to be commuted any wasto upon tile Premlse!'l, or 
any public or prlv;,1t0 nuiMnce. Tenant sllall not do or permit anything to be done In !he Promises or on \he Property which will 
ob:;truct or interfere with the rights of othGr tonants or occupants of the Propmty, or t11elr custorners, clients and vIsItors, or to 
inJure or annoy such persons. Exclusive type of Use: Elccept ir, the case of any exlsllnq tenants at tim.- of signing of the la::i~e 
(,spoc;ifically Jr.1rnl:>oit). L81ull<>rd shall not le~ilu to tXlmpotinq poist-rroducllon audio recordlnf! cainp~inIe1>, 

6. PARKING. Tenant shall have access to 5 deslgMterl parking stalls al West side of Iha property. A fee of $40,DO p0r stall sl1all 
be paid fn conjunction witti montl1ly rent payments over thm tonn of !he lease. 
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7. COMPLIANCE WITH l.AWS. TeMnt shall not cause er permit ll1e Premises to be user! in aiiy way which violates any law, 
ordinance, or governmantal regulation or order, l,andlord represenls to Tenant. to the best of l.andlord's actual knowledge, 
lhat with !he exception of Bl"IV Tenant's Work, as of tho Commencnment Data, !he Premises comply witll all. applicable laws, 
rules, regulations, or orderi;, Tenant shall be responsible for r.omply1n9 with all laws applicable to the Premises as a result of 
Tenant's particular mie, such as morlifroailon,s required by the Amerlc;1Jns With Diaabilities Act as a result of Tenant opening 
the Premises lo lhe public as a place of public accomrnmlatmn If the enactment or enforcement of any law, ordinance, 
!'l'lgtitation or cl'J<le during the Lease torm require$; any cilangeis to tile Premises during the Lease term. the Tflnant shall 
perform all sucl1 changes at [ts Axpense If the changes i:'lre required due to Iha nature ofTr-mant's 8C!ivities at th0 Premises, or 
to {litorations thal Tonant seeks to make to the Premises, 

a. UTILITl~S AND S~RVICES, Tenant shall provide payment for the following separately mstere<l (per tenant) 
seNices: water and electricity for the Premises seven (7) days per week, twenty,four (24) hours per day, Tenant 
shall furnish and pay, at Tenant's sole expense, all other uWities {incfuding, but not limited to, garbage, telephone 
for secure entry and cable service 1f available) and all other services wilicll Tenant requires witll respect to the 
Premises 

9. TAXES. Tenant shall pay all taxes. assossments, lrens and liconse fee11 ('Taxes") IC'vied, aSSE!ssed or imposed by any 
authority having the dlroci or inrlirect power to tax or assl'¼ss any such liens, by reason ofTemrnrs ust'l of tl1e Premises, and all 
T;i~es on Tenant's personal property located on !he Prem1ae~. l.andlorcl sh::iU pay all Taxes with rospect to tho Building and 
1he Proje-tt, including any Taxes re~ulting fmm a r~assessml'}nt of !l)e Building o, th~ ProJect dL1f' to a changro of ownert'lhlD or 
otherwise. 

10. COMMON AREAS. 

a. Definition, The term 'Common J\m,Js" means ;,iii areas and fac11it1es th;;it are provided and designfltecr from lime lo tlm0 
by L:mdlord for the goneral non•f:lxcluslve L1s0 amr convenience of Tenant wilh other tenants and which arfl not leased nr held 
for the exclusive 11se of a particular tenant Common Areas may. but do not ner.0ssanly lnc!LJde, hallways, entiyw;:iys, sta1r!I, 
0levalom, driveways. w;ilk.wciys, lerraces, docks, loading aroas, restrooms, trash facilities, parking areas and garagas, 
roadways, pedestrian sidewalks, landscaped areas, ser:urity areas ;ind lobby or mall areas. Tenant shall comply with 
reasonabll'¼ rules and regi~lalions concC-lmlng !he uso of the common area& adopted by Landlord from time to time. Without 
advenc:e notice to Teri::inl and wlthOut any IJability to Tenant, Landlord may change the size, use, or nature of flllY common 
area~, erect 11npravemonts on lhe Common Areas or convert any portion of the Common Areas to !he exclusive LH'l0 of 
Landlord or selected tenants, -so long as r~nant is not theroby deprived of the SL1hstant1al benefit of the Premises, Landlord 
reserves the use of exterior walls and 111[,} roof, and thP. rights to install, mair,tain, use, repair and replace plpe:o., ducta, 
conduiti., and wires le~dmg lhroL19h t11e Premis0s m areas which wm not materially interfere with Tenant's usa thereof 

b. Use of the Common Araas. Tenant shall h8va the non-exclusive right in common with such other !enants to whom 
Landrord has granted or may grant sucl1 rights to use lho Common Areas, Tenant shell ahide by rules anti re9L1fc1ttons 
adopted by Lancilord from tlmn to time and slrnll use Its bast efforts to cause as employees, t'.ontraciors, :and invitees to compfy 
with those rulat and requlations, and no! intl!lrfere with the use of Common Areai, by others. 

c. MafntenMt:e of Common Areas. Landlord shall maintain the Common Aroas m good order, conrlition and rep;=1ir. 

11. TRIPLI: NET. An addlllom1I $0.05 per t>.qlmre foot wrll be added for industrial gross terms (to 1riclud€1 property tax, 
maintenance emd insurance) for Iha 1';1 year All remaining yams of lease term shalf ho calculated on an annual basis. 

12. ALTE:RATIONS, Tenanr may make alterations, additions or fmpmvements to the Premises, including any TAmrnt's Work 
Identified on atlached Exhlbil C ("Alterations"), with the prior written oonsent of Landlord. The term "Alterai10M" shall not 
include the installation of shelves, movcible parti!lons, Tenant's oquipment, and trade fixtures which may be performed without 
damaging e:<1sllng lmprovementi:; or the structural mtegrily of tl1e Premises, and Landlord's consent shell not be required for 
Tenant'6 installation of those i~oms. Tenant shall c:omplele air J\ll0rat1ons at Tenant's expense ln (';{)mpl1anc:a with all 
applic:sihl., ,~w$ .find ,n r-ii;,Qordilnce with plana and i;peamCX111on:.; epproved 11y l.ai'ldlord, LJfllng contrnctorB approved by 
Lan£Jlord, and in a manner so as lo not unre:::i~onably interforo with other tenemts LF.lndlord shall be deemed !lie owner ol all 
Alterations except for tl\osa whrch Landlord requiros to be removed at !he (Ind of the Lease term. Tenant sh.all remove all 
Alteralions at the end of the Lease tern, unless Landlord conditioned Its consent upon Tenant le:iving a specified Alteration at 
the Promises, in which case Tenant sharl not r'Jmove suc::h Alteration. Tenant sh~lt immedlatel11 repair any damage to !he 
Prerni!'lei;. caused by removal •f Alterations 

13. R~PAIRS AND MAINTENANCE Tenanl shall, ;it its sole expense, maintain the Premises m good conclition and promptly 
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make all rep.ifrs and replacements, whether $tmctural or non-structural, n1a~ossetry tn keep the Premises safe and in goad 
condition, including alf ulirllies and other systems s0rvmg tha Premises. Landlord shall m<01intain arid repair the Building 
~lructure. foundation, e:<ti!!rior walls, and roof, mid tl~e Common Arel'ls. Tenant shall not damage any demJsln!} wall or rlfsturb 
t11e strucim-al integrity of lhe Promises and shall pmrnptly repair anv damage or injury done to any such demising walls or 
structural e-Jon,ents causod by T~nant or i!s employees, agents, contraclors. or invitees. If Tanant fafls to mamtafn or reparr 
tht': Premise~. Landlord may {!Iller the Prem1seti, .and perfarrn such repair or maintenance on beha[f of Tenant. In such case, 
Ten~nt shall be oblig.atBd to pay to Landlord 1mmedfately upon receipt of d@1and for pal,lfilfmt, as adrlitionar Rant. all CDS!s 

inr:[Jrred by Landlorci. Nolwithstandlng anything in this Sec:tiori to the contraiy, Tonanl shall not be responsible for any mpa•rs 
to tho Premises made necesi1my by Iha acts of Lanrllord or Its agents, employees, contractors or lnvlte£Js therein. 

Upon expiration of the Leaso term, whl'lther by lapi;e or tlmo nr otherwi3e, Tenant sliarl promptly and pP.acefully surrender l11e 
Premises, !ogether with all koy1o, to Ltincilord In as good condition as whan received by Tenant from Landrorcl or i:i!l t,1ereattf'r 
improved, reasonable weM and tear and insured c.;asually excepted, 

14. ACCESS AND RIGHT OF ENTRY. After reasonable notice from Landlord {excert in caaes of emergericy, where no notlCl!l is 
requimd), Tenant shalf permit Landlord and ,ts agonls, ernployees and contractors to enter tho Premise:,. at all re~sonable 
lln,P,-s to make repairs, alterations, Improvements or inspecfo:ms. Thfs Sociion shall nol impose any rep.iir or other obligation 
upon Landlord not e>1pre$Sly slated elsewhere in this Lease. After raasonable notice to fonant, Landlord shalt have the right 
to enter the PremJsai;. for the rMpose of showing tho PrBmfse$ !o prospective purchasers or lender:'! at any lime, and to 
prospoctive tenants will1ln 180 days prior to the expiration or $0oner termination nUhe Lease term 

14. SIGNAGE, Tenant shiill obtain L;;indlord's written consent before rnstalhng any signs uron the Prf:!mises TEJnant sh~II install 
any approved sfgnage at Tenant's sole m:pense and in compliance with all applicable laws ordinanc:es and regulation. Tenant 
slmll not damage or defac::e the Pmmises in instaHlng or remDvlng signage ::ind shan mpa1r any injury or rtamage to the 
Premises caused by imch installation or removal. Landlord shall provide s1gnogo space on landlofd provided ''Kiosk" dimctory 
for such purposes as l-:lss1slmg visitors of tenant 111 loc:atirig ten an l's rrem1ses. Timelfne for such stnwture is yet to be dadded 

15. DESTRUCTION OR CONDEMNATION. 

a, Oamago and Repair, If lhe Premises or the portron of Ille Properly n£:Jcessary for Tenant's occupancy are partially 
damaged liut not rendered 1.mtenanlablt;1, by fire or other rnsurod casualty, then Landlord sMII ct1l1gent1y restore the Premises 
and the porliori of the Property necessary for Tenant's occupancy .and this Lease shall not lerminate; provided, however, 
Tenant nrny terrnlnato the Lease if Landlord is unahl~ to restDre the Premi$es wrlhln six (6) monlhs of u,e casualty ovenl The 
Pmmfses or the porlion of the Property nece~sary for Ten.ant's DC:CUp@ncy shall not he deemed Lmte11antabl0 if less than 
lwenty-five percent (25%) of each of those areas Me rlamagecl_ Notwlthstf'lnd1ng !he foregoing, Landrord shall have no 
obligation to restore the Premfses or !lie portion of the Properly nocessary for Tenant's occupancy if msuf;:ince proOL'!eds are 
not available to pay tl1e entire coi;t of such rssloratron. If insuranoo proceerls are tivailahle to laMlord but are not sufftcien! to 
pay !ho 0nt1re cost of restoration, then Ll'lndlord may elect to terminate thi6 lease and keer the insur;ince pfm:eeds. by 
nollfyinq Ton ant within slxly (60) days of the elate- of such oasualty-

rf the Premfses, the portion of the Pmpi!!rty necess.ary for Tl'¼11anl's occupa11oy, nr 50% or more of tha re11tabll'l .area of the 
Property ara ontirely de$troyed. nr parlialry dcJmagecl and rendered untenantable. by fJl'l;l or other casually, L.indlotd may, al Its 
option. (a) terminate ll11s Lease as provided l1erein, or (IJ) restor0 t11e Promises and the portion of the Property rieOBssary for 
Tenant's acr.up@ncy to th~ir previous condition; provided, however, if such casualty event occurs dunnq lh£i last 6 months of 
the Lease term {after considering any option lo e>elencl tl1e lerm timely e,corcised by Tenant) t'1en ellher Tenant or l.andlorrt 
rn~y elect to terminate the LGaae. If, within 60 days after rer.efpl by Landlord from Tenant of written notice that Tenant dl'ems 
tho Premises or !he portion of lhe Property necei,,i,ary for Tonanl's occupancy untonantable, Landlord fails to notify Tenant of 
its election to restore those areas, or if Lemdlord is unable to restore tho!le al"!'as wlthfn six (6} months of the dale of the 
casualty event. then Tenant may elect to terminate the Le.'els~. 

If Landlord rostores thei Premises or the Property under this Seotlof1 16(a), Lancilord shall proceed with reason.able drligGoce ta 
compleitr:i the work, .and the base Rent $hall be ah~ted in Ute same proportion as the untenantabfe rortion of the Piemises 
bems to the whole PremiMs, provided that U1ero shalf be .:i renl ahatement only if the dam;eige or dostruct1on of the Premises 
or t11e Property did not result from, or wa~ not contrihL1ted to dlrmctly or Indirectly by the act, fault or neglect of Tena11t. or 
Tenant's officers, <Xlntractors, licensees, ;,igents, servants. employees, gu~sts, mvllel'ls or visitors. No damages, compensation 
orcl.iim shall bL7 payabre by Landford for inconvenience, loM of business or annnyance direc::tly. incidt'!ntally or consequentially 
mising from any repair or restoration of any portion of the PremisAs or the Prop0rly Ulndlord will not can•y insurance of Atly 
k111.-J for the protA-OUon or Tenant or at1y 11nprovemonta. paid for hy Tenant or as j'.)tovidfld Jn E)(hibil Coron Tenrml's fmni1L1re or 
on c1ny fiM:ture$, equipment, lmprovemenls ar i'lppurtenancos of Ten.int under 1hi!l Lease, EJnrl Landlorcl ehafl not tie obligf:lted 
In repair any damage thereto or replaC(l) the same unless the damage rs caused hy Landlord's negligence. 

b. Condemn~tion. If the !=Jremlses, tt1e portiori of lhe Property nec:ossary for T0riant's occupancy, or 50% or more Df the 
mntable area or lhe Property are made unt0nanlable by emlnent domain, or r.anveyerl under a 1hrP.f.ll of condomnalion, this 
I.ease shall terminate at the option of either Landlord or Tenant a~ of ll1e emiler of the date lltle vests In tho condemning 
aulhorlty or the condi,mning authority rirst has possession of the Premises or the portion of t11e Properly and all Rents and 
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oihor payments shall be paid to that date. In case of taking of a part of the Premises or the porlion of the Property ner.assary 
for TenMt's occupancy that does Mt render those areas untenan!Ahlfl, then !hi!'. I.ease shall continua in fun force and effoci 
and the base Rent shafl be e-quitably rnduced baMd 011 the proportfon hy wl1ich the floor area of any structures 1s teduced, 
such roductlon in Ront to be effective as of the earli~r of the date- the cond~mrnng authority first has posseil-sion of ~uch 
portion or titre vests In the conde1rming authority. "fhe Premises or the porllon of the Property ner.l'l$Sary for TenEtnt's 
occ-~ipancy shall not be deemen untenantallle if less than twenty-fivo percent (25%) of each of those l'!reas are condemned. 
Landlord sMlt be entllled to rhe entire award frorn the condemning aultiority attributable to U1e value of lhe Premises or the 
Property and Tenant sh.ill make no r.lmm for the value of its loasehold. Tenant sh;;ill be pern,ittf:!ci to make a separ.ite claim 
agalne.t th!il condemning m1llwrity for moving expenses or rh=images res11lhng from interrupUon ill its business, provided t11at in 
no event ~lrnll Tenanl'i:: t",laim reduco l.andlord's award 

16. INSURANCE. 

a. l.labillty lnsuranc:c. Durjng the Lease term. Tenant shall pay for and maintain commercial gene ml riahilily insuranr..e wilh 
broad form property damago and contr1:1ctual liability endorsements. This policy shall rramc Landlord .is an additional lne.ur~d. 
and shell ini:ure Tenant's actMUes and lhose of Tenanfs employees, officers, contre1ctorn, liconsees, agonts, serv:nnts, 
employees, gl1ests. lnvitoce or visilors with resp'rct lo the Promises against loss, damage or liability- for peri::onal Injury or 
death or Joss or damag0 10 property with a combined single limit of not less tl1an $1,000,000. and a cleductlh!e of not more 
than S5.000, The insurance will be non-contributory with any liability insurance carrjed by Li<indlord 

b. Tenants Insurance. DL1ring the Leaso term, Ter'lant shall pay for and maintain replacemem cost fire and extended 
r.overage insurance, with vandalism and maliciouri mischief, sprinkler leakage and earthquake endorsoment~. in an amnunt 
sufficient to cover not 11:!ss ll1an 100% of the full replaoement cost, as the same m1:1y exist from time to time, of all ofTenant's 
person.ii properly, fixtures, equipmonl and tMant improvements. 

c. Mlsoellanaous. lnsur8r'IGQ required 1111der this Ser,tion shall hfl with companies rated /\-V or better in Best's IMurance 
Guide, and which are authorized lo transact bu~inoss in the Stale of Washington No in!lt1rarice polrt".y sl1all bfl c.incelled or 
reducod in coverag!'l aml each suGh policy shall provide that it is not subject to cancellation or a redm:tion In coverage except 
.ifter thirty (3D) rlays' prior written notice to Landlord Tenarit shall delivar to Landlortl llpon commancement of tl1e Lease imd 
from time to time thereafter, copies or cf'lrtifrcates of Iha insurance policies required by this Section. In no event shall the limit 
of such policies be consldemd as l1mlling th~ l1abil1ly of Tonanl under this lease 

d. Landlord Insurance. Landlord sl1all pay fnr and maintain $tandard form extended covera!le r1re insurance of the bu1ldirig 
shell and core in the amount of their ftJII replacement va!ue, a11d such other losurance of su~h types and amot1nl.s as. Landlord, 
in its d1screllon, shoill deem reasonably appt'Opriato. In addf!ion to the foregoing, in the event Tenant fails to providf.l or keep In 
force any of the insurance M required above, l.andford, In its discretion, may provide imch lnsurancl'>, in which oven!. lhe (;Ost 
tl1ereof shall he payable by Tflnant lo Landlord as additional rent on tha first day of the- c~lendar month immediottely following 
demand lhetefor from Landlord. 

e. Waiver of Subrogation. Landlord and "fenant horeby releast:i each other and any other tenant, thCJir ar:rentl'l or 
employoos, from rMpons1b1lily for, otnd waive thoir entire claim of recovery for any loss or damaAe arising from any cause 
CQVered by lnsur;:ince requireci to be carrie£J by each of them. Each p:;irty shall provide notice to 1he rnsuranc:o earner or 
carriers of thi:, ml1lual waiver of subrogation, and shaU cotuse Us respec.tive rnsuranc-.c carriers to w::iive all rights af subrogation 
against tha ot11er. This waiver shall not ;;ipply to the edont o( lhe deductible amounts to any such policies or to the eidcnt or 
liabllllles f.lxceeciing the limits of such policies. 

17. lNDEMNIFICATION. Tenant stiall defend, Indemnify. and hold Landlord hiirrnloss against all liabllltler., damages., c:osts, and 
e)(ponsos, including attorneys' feeR, mising from ;;iny negflgent or wro11gful act or omission of Tenant or Tenant's officers, 
contrnctors, licensoos, agents, servants, employfles, guests, invitees, or vlsito~ on or arour'ld the Premk~0s as a rasult of any 
!let, omission or negligence of Tflnotnl, or Ten~nt's ofncers, ci;intraclors, lict'Jnsees, agents, servants, employee!'., guesls, 
invit0es, or visitors, or ar1s1nq from o1ny breach of lhis Lease by Tenant Tel'lant $hall use legal i,ounsel acceptable to L::mdlord 
in defense of f.lny action within Tenant's defonse obligation. Landlord shall defend, indemnify and hold Tenant lrnrmlesf: 
ai:iainst all li.;ibifities. damages, costs, and expenses, int".ludrnr:r attorneys' fees, arl~ing from any nogligent or wrongful act or 
omi::;sion of Landlord or Landlord'$ officers, contractors, licen11~es, agenls, !'.eNants, employees, gue~ts, invitees, nr visitors an 
or around the Premises nr arising from ;,iny breach of this Lease by l.andlord Landlord shall use legEtl cotmsel acceptable to 
Tenant in defense of any action witl1in Landlord'~ rfofense obligation. The provi$ions of this s~ction 17 shall sutv1Ve 1;1xpinition 
or tcrminallon of this Lease 

18. ASS,GNMENT, Tenant shall not assign, mortgaoe. encumllar or otherw1so tran1;1fer any intarosl In this Lease (collectively 
referred to as a "Transfer''), witl1out nrst obtainmg Landlord's written consent, which shall not bo unreasonable withheld No 
Transfer shall relieve Tenant of any liability 11nderth1s LeaM nolwithslandlng J.andlord's cons0nt to sucl~ Tran,.;fer. Consent to 
any Transfer shall not operate as a waiver •f the necessr,y for Landlord's corr~ent to any subsequentTransfor. if Tenant is a 
partnership, l1mi!ed liability company, corporation, or other entity, any ,ranefor of this Learu;i by merger, consolidation, 
redemption or flqu1datlon, ar cJllY change(s) rn the ownemhip of, or power to vole, which singularly or c~llec:tively repras<J11ts a 
majority of the beneficial interest fn Teno1nt, shall constitute a Transfer under this Section. 

RCLLC 0001023



DRAFT LEA.SE AGREEMENT 
NON-BINDING DOCUMENT 
Multi-Tenant Gross Lease 

(Continued) 

19. LIENS. Tena11l shall keep tho Premises free From ;;iny liens croatecJ by or through fonant. Tenant shall inrlnmnify and hold 
Landlord harmless from l1ab1lily from any sur.h liens 1nci11ding, wlthotit limitation, lre'ne arising from any /\llerations. If a lien ii;. 
filed agamst tho Premisef.l by any person clE11ming lly, through or under Tonant. Temmt shall, upnn request of Landlord, al 
Tenant's exp~nse, 1mmedra.tely lurnl~h to Landlord a bond in form and -'lmollnt and Issued by~ surely satisfactory t{'] l.andlord, 
indemnifying Landlorr:I and the Premises against all liahilities. cost~ and e)(permes, including attorneys' fees, whicl1 Landlord 
could reasonably incur as ::i result of such llen(s) 

20. DEfAUL T. The following OCC'..tmences sh~lt eacl1 be d00med an Event of Default bY Tenant: 

~. Failure To Pay. Tenant fairs to pay c1ny sum, including R~nt, due und0r this Le:.ti'>e following live (5) d;iys wrlHen notice 
from Landlord of the l~i!ure to pay, 

b. Vacation/AllandMment. Tenant vacates lh0 Premises (dofinecl as an absenoe for flt least 1!i r.onsecutivo days withollt 
prior notice to Landlord}, or Tenan! ah~ndons the Pr0mises (defined as an ~hs0nce of fivG (5) days or more whilf' Te nan\ i~ in 
breac:h of some other lerm of this Lease) Te11anl's 11ac;3fain or abandn11ment of thr., Premises shaU nol be :rnbJec! to l'!ny 
notice or tight to cure. 

c. lnsolvoncy. Tenant becomes lmi.• Jvent, voluntarily or involuntarily bankrupt, or a rer.;civer. asAignee or olhor liquidating 
officer is appointed for Tenant's busineM, provider! that in fhe event of any involuntary bankruptc-.y or other insolvency 
proceeding, the exis!enct" nf sue!) proC!lleding shall constitute ~n Eve11I of Defalltt only If such proceeding is not dismisser! or 
vsoa!OC'l within 60 d3y:,; after ils iMtitution or coromGncement 

d. Uivy or Exoculion. Tenanfs i11teres! In this lease or the Premises, many part thereof, is Uikon by el<ectition or o!har 
process of l::iw direc!ed against Tenant, or 1s taken upon or subjeC".ted to any ~ttachment by any creditor of Tenant, if such 
attachment is not discharged willm 15 days after being levied. 

e. Other Non-Monotary Defaults. Tenant brm1d1es any agraement, term or coven:nnt of this LeFJse other lhan one 
roquiring the payment of money and not otherwise enumemled in this Soct1on, and the breach contim1es for ai period of 30 
days after notir:e by landlord to Ti:mant of lh1:1 breacl1 

f. Failure to Tako PossessJon. Tenant faill'I to tc1ke possesl'lion of the Promises on the Commencernont Date. 

21. REMEDIES, 

l.andlord sf1all have the foll owing r0med1es upon an Evenl of Default. Landlord's tighls and remedies. under this Leaso shall be 
Gumulatlve, ani:1 none shell el\r::lucl0 any other right or remedy atlDWed by law, 

a. Termination of Lease. Landlord may lmmmafe Tenant's 1nterest undor tile Leae.e, but no act by Landlord other than 
written notice from Landlord lo Ten1:1nt of termination shall terminate this Lease, Ti1e Lease shall terminate on !he da\A 
io,per,ified m the no!lr.e of termination. Upon termiMtion of this Leas0, Tenant wrll remain liable to Landlord for tlamagAs in an 
c1mount equiil to t11e renl and other sums that would h~ve heen owmg by T0nant undet this Lease for th0 balance of the Lease 
term, lel:li. the net proceods, 1f any, of .iiny relelllng of the Premises hy Landlord subSe(luent to !he termination, aft(")r deducting 
all Landlord's Relotting Expenl'lel'l (Els defined lmlow). Landlord shall be entitled to eilher collect dam.iigos rlrom Tenant 
monthly on tho days on which rent or OU1er amounts would have been payable under tha I.ease, or alternatively, Landlord mey 
sccalem!e Tenant's obligations under th ID I.ease and r1:1r.over from Tenant (i) unpaid fl'lnt which had b®(m eamed at the time of 
termination; {ii) the amount by which the unpaid rent which would hi':ivra been earnod after termination unlll !he time of awt:1rd 
ex~eds the amount of rent loss th;;,.! Tenant proves could reasonably have been avoided; (Ill) the amount by which the unpald 
rent for the bt=1l;cinr,:e oftl1e !erm of Ille Lease aftor the time of award e)(ceed$ tho amounl of ront loss that Tenanl provo$\ could 
reasonably bo avoided (discounting such amount by the disc:mmt rnte of th~ Federal Rasc;uve Barik of San Francl5oo at lhe 
time of the award, plus 1%), and {Iv) any other amount n0ocseary to compensa!e Landlord for air tho detriment proximately 
causer! by Tenant's failL•r<~ to perfoMl its obligallons 1mder the Leasa, or which in the ordinary t.ourse would be likely to result 
from !he Event of Default, 111cl1iding without limitation Rele(ting F.xpenses dP$cribed In Seel ion 21 b. 

b. Re-Entry ,md Reletting. l.andrord m;::iy continue thi!l I.ease 1n fult force and effm::t ancl wltho11t demand or notice, re
enteir c1nd take possossio11 of the Premises or any part lherenf, e:ii:pel the Tl'lnant from tho Premises and anyone claimmi:i 
through or undEJr the Tenanl, nnd remove thl'l personal propnrty of either. Landlord m~y relel the Premises, or any part of 
them, in Landlord's or Tenant'6 name for the account of Tenant, fnr :,ucl1 period of time and at suoh othm terms and 
conditions, as Landlorq, ;n its discretion, may determim'l, Landlord may c:<lllect and recelvP. the ronts for thia i=>mmlsGa F'!e
entry or taking pos8o:islon of ttle Premises by l.andlord under this Sec;Uon shill! not be constrn€d as an election on Landlord's 
part to torminate this Leiiise. unless a written nollce of termination I$ given to Tenant. Landlord rr-iseNes lhe right followfng ftny 
re-entry or releltlng, or boll), under this Section to exercise its right to t~rminate lhe I.ease. During the Event of Default, 
Tenant will pEJy Landlord the rent and other sums which would be pay~ble under this Lmise if repoMession had not occurred, 
plus lhe n1:1t rraceeds, If MY, ~fter reletting the Premises, lilfler cleducting Landlord's Ralntt1ng Expense!!, "ReleUing Expenses" 
m derined to inducle all expenses incurred hy l.andlord in connection with rolelling the Prommes, lncludlng without limitation, all 
repossession r.osls, brokemge commfssions, altorney1f fees, remodeling and repair costs, costs for removing ;::ind storing 
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TQJnant's prop@rty Bnd equipment, aml rent ooncessinns granted by Landlord to any n<'lw Tenant. prorated over lhe life of \he 
nP.w lease 

c, Walvot of Redemption Rlgh!Fl. "tenant, for itself, and on beMrf of any and all pe.r.;;ons clajming through or under Tenant, 
Jncluding cmditors of all kinds, heroby waives and surrenders all rights and privileges which they may h~ve under any present 
or future raw, to redeem the Premises or to have a contlmiance nf this Leasl:l for lhfl Lease term, as it may ha11~ been 
e>rtoncted. 

d. Nonpayment of Additional Rent. Ail costs whlc:h Tenanl agn;ies lo pay to Landlord pur:auant to this Lease shmU 1n the 
event of nonpaym1:111t be treated as if they were payments of Rr,mt, c1nd Landford shllll l1ave all the rights herein provided for in 
case of nonpayment of Renl. 

e. Fairura to Remove Proporty. If Tenant falll\ to remove any of Its property from the Premises ::i.t Landlorrf's request 
following an uncured ~vent of Dofault, LMdlord may, at Jts option. remove and stora the propcJrty at Tenant's expense and 
risk. Jf Tenant dries nol pay th"' storage r:ost wilhln five (5} days of Landlord's request, Landlord may, ar Its option, ho1ve any or 
all of such proporty sold :i:it public or priva!e sale (and Landlord may h~come a purchaser tit such sale). in e.1rch manner as 
I.and lord deems proper, without notice lo Tenant. Landlord shall apply U1e proceeds of such sale: (i) to lho oxpense of such 
sale, including reasonable "'lttorneys' faes aalually incurred; (ii) to the payment of the crists or chargfls for storjng such 
property: (ill) lo the payment of any otht!:ir slims of money which may then be or lhoreafter became due Li:mdlotd from Tenant 
under any of the terms l1eraof, and (i11) the balanc-.a, if any, !o Tenant. Nothing In this Seclion shall limit l.andlord's ni:iht to sell 
T!:lnanl's pe~nnal property as permitted by law to foreclose Lamllord'f'. lien for unpaid rent. 

22. MORTGAGE SUBORDINATION ANO ATTORNMENT. This Lease shalf autorrwt1cally be subordln~t0 to any mortgage or 
deer! of !rust created by Landlord which is now flxisting or horeafier placed upon the Premises mcluding any odvances, 
interest, mocilfications, r0newals, replacements or extensions ("Landlord's Mortgage"), provided tht'J holder of any Landlord's 
Mortgage or ar1y pr,m,on(s) ac:quirmg the Prem1sel\ at any sale or other proceeding under any such Landlord's Mortgage shall 
ejoct to continue 1111s Lease in run force and offoct. Ten::mt sl1ail attom to the holder of any Landlord's Mortg;;ige- or any 
person{s) acquiring lho Prem1sel\ al any sale or other proceeding 1mder any Landlord's Mortgage provided s11ch person(s) 
assume the oblig;:itions of Landlord undor this Leai::o. TeMnt shall promrtly and in no event later fhan fifteen (15} days 
exor.:ute, acknowledge and doliver documents whic:h tl1e hofder of any Landlord's Mortgage may reasonably r!:lqulre es furtl1er 
eviclonce of this subordlnEJtion and attornmerrt Notwithstanding U1e ror~going, Tenant's obligations under this Sec:tion are 
condi11oned on lhe lll~lder of each of Landlord's Mortgage and each person acquiring the Premises al .any sa[n or other 
proceeding lmder any such Landlord's Mortgage nol disturbing Tenant's occupancy Bnd other tights under tl~is Lease, so long 
ee. no u11m1red Ellen! of DefauU mdsts. 

23. NON-WAIVER. Landlord's warver of any breac,h of any il'lrrn contained in fhis Lease shall not be deemed to be a waiver of the 
same lerm for subsequent acts of Tenant. The acceptance by Landlord of Rent rir other smotmts due by Tenant hereundor 
shall not be deemed la be a weilver of any breacl1 by Tenant preceding such acceptance 

24. HOLDOVER. lfTe11l-'lnt sl1all. without the written consent of Landlord. hold over after rile m,::p1rallon or termination of U1e TGnn, 
tiuch teneincy i::hall be deemod lo be on a month-to-month basis and m1,1y be terminated according to Washington raw. During 
sucl1 temmcy, Tenant ;:igrees to p;eiy 10 Landlord 125% tho rate of rental last payahle under thi!lo I.ease, imless a flifferent rale 
is a~reed c1pon by Landlord. All oll1t;r terms nf thP. Lease sharl remain iri effeol. 

25. NOTICES. All nollc:es under thrs LeaM shall be ifl writing and effeollve (i) when delivered in pl')rson, (Ii) three {3} days afler 
being sent by registered or cer!lfted mail to Landlord or Tenant, :115 the case rnay be, al the Notice /l,ddreases se! forth in 
Soction 1(h), or (iii) upon confirmed transmission by facsimile !o Eiuch person3 at t11e fi'lcsim1le numbers sot forth In 
Section 1(h) or such other addre1;ses/faoslmrle nllmbem ai;; may rrom time to time be designated by such parties in writing. 

26. COSTS AND ATTORNEYS' FEES. lfTenant or Landlord ongage the services of an attotney to aonect monies duo or to bring 
any action for ,rny relief against the other, declaratory or olharwise, arising oul of thrs I.ease, inc:luding any suit by Landlord for 
tl1e recovery of Rent or olher paymen!s, or possession of the Premises, the IM,ing party shall pay lhe prevailing party a 
reasonabll" sum for attorneys' fees in such suit, at tnal and on appeal and in any mhitratlon or meciia!lon. 

27. ESTOPPEL CERTIFICATES. Tenant shall, fl"am time to time, upon written reqtmst of Landlord, execute, acknowledge and 
del1110r to LandlorrJ or its designee a writlon statement speclrying the folrowing, subject to any modifications nec0ssary to make 
such sratAm0nts true i1lnd complete: (i) the date the Lease term CCJmmenced and the date it expires; (ii) lhe amount of 
m1nrmum monthly RGnt and the date to which such Ront has bean paid; (Iii) t11at this Lerilsc is In fi~II force Md i:-ffeot and has 
nnt hl:)on .issignect. mndifl<1:>d, aupplnmcn!oa or amended ln ,;iny way: (1v) that tlllB I.ease represents _U'ie onUre agreement 
between the parties, (v} that all conclitlons under t11is Lease to be performed by Lanrllord have been satisfiod; (vi) thm lhere 
are no exrsting claims, defenses or offsets whic:h the Tenant has agalnst the enforc:"ment of this Lease by l.cindlorrl, (vii) that 
no Rent has been paid more ll1an ono month in advance; and (viii) that no security heis been deposited with Landlord (or, 1f so, 
the eimount thereol) Any suoh statf'me11t delivl:lred pursu;:int 10 this Ser.ti on may be relied upon by a pro!\poct1ve purchaser of 
Landlord's interest or assignee of any morlgage or 11ew mortgagee of Lamllord's !ntemsl in the Prnm1ses. If Ton an I shat! f,111 to 
respond within ten (10) ciays of recciipl by Ten;:int oJ a written request by l,ancilord as l1ereln provided, Tenant i;hall I.le d1,::omed 
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to have given $uch cerllficate as abov0 provJdfld witl1out mociificatlM and shall be deemed to have admitted the ac:-.curacy of 
any Information sripplied by U:rncilord to l'l prospect111e purchaser or mortgagee. 

28. TRANSFER OF LANDLORD'S INTEREST. Thi:;; I.ease shFIII be Ms1gnable by l..andlord w[thout the consent af Tenant. in !he 
evEmt of any transfer or tranMors of Landlord's lntero51 1n the Premises, other tf1an a transfer for security pl1rposes only. uron 
the assumption of 1171s Leas0 by U1e transfereP., Landlord shall be atitomat1ca[ly relieved of obligations and IIF.ibiriUes accming 
from and after the date of sucl1 transfer, exr.:epl for any retained :,;l;)r,urity deposit or prepaid rent, ;:111ci Tenant shall altom to !he 
transmrce. 

29. RIGHT TO PERFORM. If Tc-inant shall fail to Umely pay any {mm or perform any other act on its part to be performed 
hc:ireumJer, Landlord may make any such payment or perform any such other act on Tenant·~ part to ba made or perronned as 
provided in thfs Lease. Tenant shall, on dl'.lmand, reirnbt1rse Lanolord for its expenses incurred in mal1ing such payment or 
performance lf'lndlord shall (in addllfon to any other nghl or remedy of Landlord prnviciect by ll'.lw) have the same righls and 
remedies In the event of tile nonpayment of st1ms due under this Section as 1n the case of <iefault by Tenan! in thf' paymerit of 
Rent, 

30, HAZARDOUS MATERIAL. Landrom repfEISll!nts and warrants to TonGJnt lhat, to the best of Landlord's knowledge, t11ere lf-l no 
"Hazardous Material" (l3s defmed belnw) in the Premises as of !he Comm1moement Date e)(ccpt for possibly asbestos and led 
painl rooater! in the building. Landlord Bhall provide "good fuith" report & hazardous materlah~ manual prior to early possession. 
It 1s the rssponslbillty of the Tenant to maintain the premises in a manner that does vlolato the hf:lz~rdous malerials manual or 
any regulations regarding such matenals 

Tenanl shall not cause or permit anv Mazardous Material to be brought t1pon. kept, or used in or about, or disposed of on th1:1 
Premis,cis by Tenant, its agents, omployee!'l, contractors or invitees, except In strict complic111ce with ;ill appncabl@ federal, state 
and local laws, regulaUons, codes and ordinances. If Tenant breach~s the obllg;;itions stated in the preceding sr:,ntence, thGn 
Tenant shall Indemnify, defend anct hold landlord hnrmless from any and all claims, jur!gments, (fomages, ponalt1es, fines, 
costs, liabilltll:'.!$ or losses including, without llm,ration, diminution in th~ value of tho Premise5, clamage~ for the lo~s or 
r~strictlon on use or rent;;ihle or usablo space or of any amenity of lhe Premises, or elsewhere;, damages ..irising from any 
adverse impact on marketing of spac-:1:' at the Premises. and sums paid in ,<;.eltlement of claims, attorneys' fees, consult:11nt fees 
afld e:xpert foes lncurred or suffered by Landrord oither during or after thr-i I.ease term. These indemnifications by Landlord 
and Ten<.111t include, withot1t !Imitation, costs Incurred 1n conMct1on with eJnY investig::itfon of sit~ conditions or any cla..in-up, 
remedial, removal or rostoratlon work, whether or not reqtiired by any federal, st~to or local governmental agency or pohtlcal 
subd1111slr.in, beoausa of Hazardou$ Material prcsenl in the- Premises, or in soil or ground water on or under the Premises. 
To11ant shall 1mrmJdialely notify Landford of any Inquiry, investigation or notic::e that Tena11t may receive from any third party 
regarding the actual or suspected presence of Haz.ardous MalerJ11t on the Premises. 

Without limiUng t11e foregoing, if the presence of any Mazardoris Malerlal hrotrghl upon, kepi or usocl 1n or about the Premises 
by Ten:l11t, Us agents, employee:?., contraclors or invitees, results In any unjawful relP.ase of Hazardous MF.1ter1als on the 
Premrs0s or any other property, Tan~rnt shall promplly t1:1ke all acUon$, at 1ls sore expense, as are ner.oMary to return the 
Pramises or any other properly, to the coriditiori ei-:lsling pnor to tho release of any such Ha7.arclous Matenal: provided lhat 
Landlord's approval of such actions sl1all fil'f-lt be obtainer!, which approvar may be witl1l1eld at Landlord's solo discr,etiorl. 

As used herein. the term ''Hm:ardoua Matoriar me;eir,s any hazardous, dangerous, toxic or l1arrnlul substanr.Q, materi~I or 
waste including blormidical waste which 1s or bL'Jcomes regulated by any local governmentel arithority, the State ofW~i:ihi11gtol'I 
nr the Uni1ed Sta~s Go11ernmE'¼nt, due to [tf.l potential harm to the hoalth. safety or welfare of human$ or the en11iro11ment The 
provisions of tl11s Section 30 shall ~urvive exp1ratio11 or lermin;;itro11 of !hit>. Loose. 

31. QUIET ENJOYMENT. So long as Temmt pays the Rent and performi;; all of Its obligations In this Lease, Tonant's poi;sesslon 
of the PremiM~ will not be disturbed by u:i11dlord or ic'.lnyone claiming by. through or Ul'ldAr Landlord, or by the holders of any 
Lancllord's Mortgage or any successor theroto. 

32. FIRST OPTION. Tenari! $hall have first option to lease any area of Building 15 level 100 if and when 1t becomes avairahlo et 
fair m<.1rket value. 

33, GENERAL 

a. Hofri;; and Assigns. This LflGJ&e shall f'lpply lo and he bimllng upon Landlord and Tenant and their resper.tivo heirs, 
oxecutors, administrators, tl:uccessors and assigns, 

b. BrokE>rs' F<>os. TM.:l.rtf rf"rmr,;0ntG- and wn1T.;ints to L<lr,cllord th~t it has not 01)9.iged any hrol\er, finrfer or other pr-irson 
who would be entiU0d to any commission or fees for tile negotiation, execution, or dellvory of this Leflse other thi;m as 
di:;olosed in this Lease. Tenanl shall indemniiy and hold Landlord l1am,less ~gains! any lm:.i;., cost, li~bili!y or expAnse 
incurred by Landlord as a result of ll!ny claim asserted by at'ly such brokar, finder or other person on the basis of any 
arrangements or agreementi; made or :;illeged to havt} been mada by or on b~half of Tenant. Tflfs subp::iragraph shall not 
s:ipply to brokers with wlwm Li=mdlord has an QXpress written brokerage F.1greement, 

c. Entire Agroament. This I.case contains all of the covensnts anr! agreements hetween l..l3ndlord and Ten.eJnt relating to 
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ORAFT LEASE AGREEMENT 
NON-BINDING OOCUMENT 
Multi-Tenant Gross Lease 

(Continued) 

the Premi~es, No pr!or or contemporaneous agroements or understanding penalning to ttle Lease shall ba vallti or of any 
force or effect and the covenants and agrf'P-ments of this Lease shall not be altered, modified or added to except in writing 
signed by Umdlorcl and Tenant. 

d. S~varahlllty. l\'ny provision of this Leaso which shall prove lo ba invalid, vni(l or 1Iregal i;;i,all In no way affect, impair or 
invalidate any other provision of !his L~ase, 

e. Force Majeuro, Time periods for either parly's performance under any provisions of this Lease (oxclmllng payment of 
Rent) shall be extenderj for period.'> of lime durfng whtch thA party's performance it- prevenled due to circumstances beyond 
sui::h pmty'5 contml, including without limitation, fires, floods, earthquakes, lor.kouts, slrihifi, embargoes, ga11ernmen1al 
regulatiom,. eols of God, public enemy, war or oll10r strife 

f. Gowming Law, This Lease shall be governed by and construed in accordi,nce with the laws of U1e Stoto ofWa~l1ington. 

g, Memcrnmlum of l..ll!ase. El<cept for pages containing thct Commission Agreement. attached Exhil)1ts A and 0, and the 
parties signatures. this LoF.11,i:1 sl1E11J not bi:i recorded. However, Londlord and Tonant shall, ;:it tl1e other's requesr, Eixocute and 
recorcl a memorandum of Lease in recordable form thal klentlfies l,andrord amt Tenant, th@ commencl'1ment anrl expiration 
dates of the I.ease, and the !®gal description of tfle Premises as set forth on attached Exhibit B, 

h, Submissim1 cf Lease Form Not aii Offer. On0 party's suhmiss1on of this Lease to the other for review shall not 
constitute an offer to lease the Premises, This I.ease sl1all not become effective and binding upon l.andlord and Tenant 1mtil it 
has been ru11y ~ioned by both l.andforcl and Tenant. 

L No Light, Air or VitM! Easemont. Tenant hal'l not been gmntcd an eaMment or other right for right, air or view to or from 
the Premioos. Any diminution or shultrng off of light, ~ir or view by any structure which may b(;l ereGled on or mfJacent to the 
Build Ing sharl In no way effect this Leasri or the ablig;itions of Tenant hereunder or impose any liability on Lanolord. 

j. Authority of Parties. Any ind1vldual signing !his Lea!;0 on behalf nf an entrty repmsents and warrants lo th(:)- other th13t 
!lUC:h individual hes l!!Hlhority lo do ~o and. upon such indlvldt.ial's execution, that this Lease shall be binding upon ancr 
enforcl;!@ble agalnsl the party on behalf of whom such rnctiv1dual is i;;igning. 

34. EXHlBITS AND RlDERS, 'The following exhibits and riders are marlo a part of this I.ease: 

Exhibit A Floor Plan OuUine of the PMmises 

Exhibit El Legi'll DescripUon 

Exhibit C Tenant Improvement Schedule 

CHECK THE 80X FOR ANY OF THE FOi.i.OWiNG THAT WILL APPLY. ANY RIDERS CHECKED SHAI.L BE EFFl:CTIVE 
ONLY UPON BEING lNITfALl:D BY THE PART JES AND ATTACHED TO Tl"fE LEASE, CAPITAUZED TERMS USED IN THE 
RIDERS SHALL HAVE THE MEANING GIVEN TO THEM IN THE LEASE, 

[81 Renl Rid~r 

D Retail Use Rider 

D Arbitration Rictor 
0 Limitation on lani:llnrrl's Liability Rider 
D Guaranly of Ti!lnant's Lease Obligations Rldtir 

O Parl<lng Rider 
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DRAFT LEASE AGREE;MENT 
NON-BINDING DOCUMENT 
Mu(tHenant Gross Lease 

(Continued) 

IN WITNESS WHEREOF !his Lease has been executed tl1e date and year first above written, 

-----7"'----=-'c........---- ~onant 

~~~:k\,.J 
CioL.::S ,~~ u~~""~~ \J_{-. 
~ By: J av: 

Its: Its: 
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STATE OF WA81-1rNGTON 

LEASE AGRE:EM~NT 
Multi-Tenant Gross Lease 

(ConCfrwod) 

) as. 

@ Copyr":)hl 11109 
CornmP.rcml Bl'Olier~ /\s~oc1.i.non crw 

All Right~ flos~l'VI!~ 

CM Ferm GR·LS 
Multl-Tonant Gro~~ Le~~e A11room~~t 

Ro~. 1PJM 
i='agP 11 or 15 

COUNTY OF ) 

I certify that I know or have satisfactory evldr->nce t11at_cS {t,'t"-A.l4/ f!/l?fifttt I is the person who etppeared 

!Jeforo me and said person acknowledged that .::!11-JNMJ.. Ml2f-A-lt-t signed this instrument, en oath 

slater! that .toltlNo u~ / was a11thorlzed lo execute (he ln~tmment 

and acknowledged It ai:: tlie [I 'Af_ ),> Af of~ SF f 'fFMP, f/e 2Cp 7 to bf! tl1e free <1nd 

voluntary aot of such party for thn uses ann purposes mentioned in tile fnstn~menl. 

-rll1 
' 

DATED· 2(J07 

(Soal or stamp) 

NOTARY PUBLIC in and for IM Stale 

nf Washington, residing at ~,--"/.--':US~_C,..,__O _________ _ 

My comrniss1on eKpiros: & /zs-/41 --=--,,---=----~---------

STATE OF WASHINGTON 

) Sf.I, 

COUNTY OF ) 
I ccr1lfy Ula! I know or 11ave sati8-factory E'Jvidenoe that @PM et/WP ./3/lf'r;d1:e r Is Iha rerson who appearod 

before me and Mid person acknowledger! tllat ~,'If, f'H/Lf./1" d/f!'(JC/{"p,e I slgnel'l this mstrument. an o;;ith 

stated that ~,-';1/ f///Ll/P A#&::!C~~ i-:-- was auU\orized to exec:ute the Instrument 

and acknowledged it as the ___/./ 7H" JJAY of ,;,'5"£t'Zf~ -!tJD 7 to be ll1e free and 

voluntary act of such party for the uses ami purposes mc-mt1oned In the instrument. 

DATED· ---=f-....,~-r ___ , .zr:o'? :,dJ~~L-
csea1 or stamp) ~~-,c,,=.~---~-----------

Prmtert Name· ,tf/,(!/Cf:, q.1:i C(..Pmll,/15 

NOTARY PUBUC In and for the Stato 

. •, of Washington, J'f;l!:liding at -.X::~l.~M"-"<;a,c._.~C'~d=-----~-----
- ' -~ • I "'1 2,P~2''------------My Commisi::ic:m e)(pires: 

My Commission el<pires: 
. . 

. .. -~ -.... ~ - ... 
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STATE OF.WASHINGTON 

DRAFT LEASE AGREEMENT 
NON-BINDING DOCUMENT 
Multi-Tenant Gross Lease 

(Continued) 

} 

) SS, 

raoc 12 Of Hi 

00~~~ ) 
I certify \hat I know or have sa\1sractory evidence that ___.:E {ett, 6old :¼.v:h is ll1e p!ilrson who appeared 

before me i!Jnd said per~nn acknowlodged that ~:c...-e.,,t-l 6ald rctd:::, signed this mstri~ment, on nath 

state(J that }~r .. -±!.- f.o\,~f.~ · was authorizod to exer:c1te t11e jnl'ltmrnent 

and acknowledg,ed il as tho 12.<Y#j of ~C: ;2:::.:07 to be tho free ~ri<l 

vohmt::iry act of suc:h parly for the uses and purposes moritioned in tl10 inslrument. 

DATED· 3~f;rt. · ) J_ ,, ... ,,,,, 
(Saal or stamp) ,,,,,,'-''~MY A, 

~~·~~~ f f~R}\,.. 
5 ~ ~•~ I 
i d,l.\ PUBLIC/.; -=-::~~~•, 8 •15 clJ,-$'_~ :,. ~ ~,,,m,;••• ,F' 

;.:. ,..,....,,~..-..- ,~ ,,,,""' :..'""' ,,,,,.,.11,•' 

STATE OF WASHINGTON 

, 2bo7 

Prmted N~-btJrref/ul );r.1:40 
j .T 

NOTARY PUBUC In and for the State 

of Wm,hington, reslding at _/:::e~~-'P1---... .i.__ __________ ~_ 
My COMrt,ission e)(pit'crn.; --'B~·-15'=--'-o--'9_· ------------

) ss. 

COUNTY OF ) 

I certify that I know or have irnt1sfae1ory 0v1dence tMt _______________ fs tho peraon who appeared 

hf.lfore me anrl said person EJcknowledgect that _________________ signect this ln~trument, on oath 

stated that _________________________ wa:e; authorized ta executa- the lnstt11ment 

and acknowledged It as the ______________ of _____________ to be the free and 

voluntary act of t1.t1ch party for the uses and pluposes mentioned in t11e instrumemt. 

DATED: _______ _ 

(SeBI or stamp) 

Printed N;.ime: ____________________ _ 

NOTARY PUBLIC in and for the State. 

of Wa$hinglon, residing at _______________ _ 

M~ Commission expires: ----------~-----

My Comn,isi;ion el!plres: 
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DRAFT LEASE AGREE:MENT 
NON-BINDING DOCUME:NT 
Multi-Tenant Gross Lea.se 

(Continued) 

EXHIBIT A 

[011tline of the Premises] 

·-·· .... 

P~go 13 Of l!i 
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PARCEL 2. 

DRAFT l..EASE AGREEMENT 
NON•BINDING DOCUMENT 
Multi-Tonant Gross Lease 

(Continued) 

EXHIBIT B 

[Legal Doscription] 

P~gR 14 or 15 

Lots 1 thrm1gh 6, Block 233, Seattle Tidlands, fn King Co1..mty, Wi:lshington, as shown on the 
official maps on file In the Office of the Commissioner of Public Lands at Olympia, Washington, 

TOGETHER WITH Lots 1 through 12, Block 17, Handford's Add1t1on lo SoLith Seattle, according 
to th~ plat thereof recorded in VolL1me 1 of Prats, page 37 In King County, Washington; 

TOGETHER WITH ALL of vacated alley In said Block 17, as vacated under City of Seattle 
Ordinance No. 38522, 

TOGETHF-:R WJiH Lots 1 through 12, Block 16, Handford's Addition to South Seattle, according 
to the plat thereof recorded in Volume 1 af Plats, page 37 in King County, Washington; 

TOGETHER WITH ALL of vacated alley in sa1cl Block 17, as vacated under City of Seattle 
Ordinance No 38521: 
TOGETHER WITH ALL of vacated South Winthrop Street between said Blocl1s 16 and 17, as 
vacated under cay of Seattle Ordinance No. 38522; 

TOGETHER WITH tllat portion of vacated South Handford Street between adjoining Bracks 16, 
as vacateq under City of Seatue Ordinance No. 68571 and would attach by operation of law; 

TOGETHER WITH that portion of vacated Tenth Avenue South between adroinlng Blocks 16, as 
vacated under City of Seattle Ordinance No. 95836, and described as foUows; 

BEGINNING at the intersection of tile production south of the East line of Block 16 of said Prat of 
Hanford's Addltion to South Seattle and the Westerly right-of-way line of the Seattle Freeway 
(Primary State Highway No. 1), thence Northerly along said Westerry rlgl1t-of-way line to the 
prodL1clion east of the North lme cf Lot12, Block 17 of said plat; thence West along said produc(:)ct 
line to the East line of Block 17; thence South along said East line and the same produced and 
along the East fine of Block 16 to the POINT OF B~GINNlNG: EXCEPT from the above 
described P~rcel 2 any portion lying within the Northern Pacific Railway Company right-of-way, 
EXCEPT that portion as conveyed lo the State of Washington for Primary State Highway No 1 by 
deed recorded under Recording No. 6199964 
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DRAFT lEASE AGREEMENT 
NON-BINDING DOCUMENT 
Multl-Te11ant Gross Lease 

(Cont1mmd) 

EXHIBITC 

[Tenant Improvement. Schadulel 

Landlord at landlord sole cost and expl:lnses wlll pc:irfarm the following: 

1, Project Schedule will be provided at signing af lease 

2. Existing steam pipes at anterior of buitding 15 level 200 shall be removed 

3, Roofs shall be in gaod repair, 

f';,ge 15 Of 15 

4. Existing electrical system shall be repaired to support one 15amp (lighting} circuit a11d one 20 amp (outlets 
,;ind other receptacles) per room, 

5 New double,thermal pain windows shall be installed in existing window opens 

6. Sear existing metal door, 

7 ADA access from street level to premises shall be provided by the landlord. Thfs work may e){tend into the 
lease period, The work shall include· 

a. A ramp from street level to the level of the loading dock. 

b. A dividing part.lion on the loading dock separating tenant's ADA access area from other uses, 

c, A scissar rift from loading dock level to elevation of the 200 level for the purposes of ADA access and 
equipment load in/out at building 14's South West stalrwelr 

d. A 4'x7' opening shall be made in the concrete wall adjoining Building 14 South West stairwer, & 
BUIiding 15 North West stairwell for the purposes of connecting building 15 la ADA rarnp I loading 
dock/ scissor lift 

e. Adequate lighting in common areas for egress stislf be providi!id 

8 All visible cracks in exterior wall to be sealed. 

9, Back escape stairs and path lo be cleaned, painted and cleared. 

10, At "private staircase' 

a. Partition the way down from the stairs by a drywall partil1on. 

b, Extend the partition so lhat the wooden wall is covered. 

c Adequate lighting to the staircase 

11. 5 designated parking spaces in West parking lot shall be provided, 

12. If and when addresses change at the complex, tenant requests new address to be 3330 Airport Way South. 
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Rent Rider 

I. HASE MOl'\THLY RENT SCHEl>ULE. rcnanl shfll1 pay r ,andlord base inonthly rent 
dL1d11g the I..ensc Te1·in according to the follov,.:ing schedule: 

Lease Ycnr (Stated in 
Ycar.11 or Months) 
1~5 
5~10 --~---- --- . 
W"15 

Dase Monthly Rent 
Amount 

.J:~90 per sqft per m~1_1t_h __ 
_ 'ii (sc~ item 3) ____ _ 
!l(sec item 3) ____ _ 
$ ---
$ ---·-------

2, COJ\iSUMER PIUCF.: INDEX All.lUSTMENT ON BASE MONTHLY Rli',NT. The 
base montl1 ly rent shall be increased on the fo•s1 day of the .recoml (2rld) Lease Y eiw and 
Oll the fil'st day of cncll I .case year thcrcu fler ( except the Co111111e11ce1nent Date nnd the 
fiM day of nny extension icr1n) in accordance with the btcr()asc in the Utiiterl States 
Department of Labor, Burcm1 of Labor Statil-itrcs, Com;rnncr Price Index for AH Urban 
Co1tSL1me1·s (all items fol'thc geographica! 8tatlstkal Arca in which tbe Premises is 
locnted on the hrisis of 11)8?.:-1984 cquaff> I 00) (the ••J!ldcxn), T[1c ln18c monthly rcnl 
payRblc immediately prior to ea.ch adjustmctlt df!t.C shall be increa5ed by the percentage 
tha1 the hldcx pt1bl ishcd for the date ne~rc~l preceding the acljustinont date has im:.reased 
over the (ndcx pt1hJ ishcd for the dam ncarc-.l tbc first day or the preceding Lease Year 
from wl, ich the adjusLment is heing measured. Upon the calculation of each incre~sc. 
Landford shall notify Tenant nftbc new base mo11thly rent payable hereunder. Within 
lwc11ty (20) days ofthe da1c ofb111dlord's notice, Tenant shall pay the deficiency i11 any 
Rc1lt pflid for ~1 pcdod followrng the su~jeci adjustment dnte and s;br;ill UtereaHer pay the 
i11crenscd Re11t m1til receiving lite nex1 notice or increase from Landlord. If the 
components of the Index arc rm1tcrially changed a !ler the Cnm 111c11ccmc11l Date, nr if the 
Index is discominucd duri11g the Lease Team. Landlord shnlf notify Tem:mt ofi1 sub.~trtul'c 
published index: which, ill Landford 1s t·cuso1rnble discretion, approximates the Index t'lnd 
use the subi;titntc index to inake <;1.1bscquent adj11st1nents. 

3, Tenant shall have ni11cl'y (90) days from the last day of the fifth (5th ) Lcu'le Year to 
negotiate tile ,c;econd five (5) year kf\SC option at foir murkct vn!uc. 

4. Tenant shafl iiave 1,rnety (C)O) day'> from the last dny oftfic te1lth (101
~) Lease Year to 

11egotiate the third five (5) year lease option at fair rm1rkct value. 

_AM) L' f>',J 
~LL-~-·
Lmldlc'll'd 's lnitinls 
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